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BSH Companies’ proposed Fitchburg development will be Dane County’s 
first multi-story, climate controlled, self-storage facility. The project will 
provide Fitchburg residents with a new product choice not currently found 
in the community. Additionally, this project will add storage capacity to 
keep up with the city’s growth and addition of multi-family housing units, 
as well as commercial growth in this area of town.

Our facility will be located on a 4.66 acre site that formerly housed 
Nedrebo’s Formal Wear. The site is located at the southeast corner of the 
Verona Frontage Road and Discovery Drive intersection, directly east of 
U.S. Highway 18/151, south of the Williamsburg Way exit.

Adjacent Properties
The project site is bordered to the north and east by Thermo Fisher 
Scientific and by Saris Manufacturing to the South. Neighboring uses are 
industrial and manufacturing-based activities. BSH Companies has met 
with or spoken with representatives from all neighbors located within 300’ 
of the project, per the requirements of the PDD rezoning process.

Brownfield Reclamation & Adaptive Re-use
Prior use of this site resulted in significant environmental contamination with 
dry cleaning solvents. BSH’s proposed use is compatible with the ongoing 
limitations on use of the site and would enable the land’s return to active use, 
generating significant additional tax revenues for the City of Fitchburg. 

Existing Topography and Vegetation
The site slopes from West to East, with a steep step down toward the far 
east side of the site. The former building was demolished in 2016 to allow 
for environmental cleanup. Currently, the site is predominantly open grass, 
with a small number of trees, varying in size and species.

Parcel Maps
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Part of the North 1/2 of the Southeast 1/4 of 
Section 6, Township 6 North, Range 9 East, City of 
Fitchburg, Dane County, Wisconsin, which is more 
fully described as follows: Commencing at the East 
Quarter Corner of said Section 6; thence West along 
the North line of the Southeast 1/4 of said Section 6, 
455.45 feet; thence South 349.25 feet; thence West 
parallel to the North line of the Northeast 1/4 of the 
Southeast 1/4, 240.9 feet to the point of beginning of 
this description; thence continue West, parallel to the 
North line of the Northeast 1/4 of the Southeast 1/4, 
553.2 feet to the East line of U.S. Highway No. 18; 
thence Southwesterly along said East line of highway 
and on a curve to the left whose radius is 5,696.65 
feet and whose chord bears South 20°50’ West for a 
distance of 374.3 feet to the North line of parcel of 
land described in Volume 524 of Deeds on page 
597, Dane County Registry; thence South 89°55’ 
East, along the North line of said parcel, 686.0 feet; 
thence North 350.9 feet to the point of beginning. 
Also all land lying between the most Westerly line of 
the above described parcel and the East line of U.S. 
Highway No. 18. 

Excepting from all of the above that part described 
as follows: Beginning at a concrete monument at the 
South Quarter Corner of said Section 6, Township 
6 North, Range 9 East; Thence S 89°09’56” E, 
255.34 feet, along the South line of said Section 6; 
Thence North 52°57’54” East, 278.16 feet; Thence 
N 15°05’44” E, 1,322.28 feet; Thence northeasterly 
146.14 feet along the arc of a curve concave to the 

S15°05’44” W, 100.00 feet; Thence N 74°54’16” 
W, 115.00 feet; Thence S 14°49’58” W, 1089.39 
feet; Thence S 37°02’06” E, 114.96 feet; Thence S 
01°45’50” E, 93.10 feet; Thence S 52°57’54” W, 208.12 
feet; Thence N 88°21’11” W, 264.73 feet; Thence N 
89°09’56” W, 385.84 feet; Thence N 01°32’10” E, 
157.01 feet to the Point of Beginning.

FURTHER EXCEPTING land conveyed in Award of 
Damages recorded March 9, 2016, as Document No. 
5219434

northwest having a radius of 7,759.44 feet (the long 
chord bears N 15°38’07” E, 146.14 feet); Thence N 
80°06’45” W, 10.06 feet; Thence northeasterly 208.01 
feet along the arc of a curve concave to the northwest 
having a radius of 7,769.44 feet (the long chord bears 
N16°56’01” E, 208.00 feet); Thence N 18°07’35” 
E, 115.48 feet Thence N 57°48’07” E, 469.82 feet; 
Thence S 18°39’38” W, 195.87 feet; Thence S 
19°14’35” W, 362.13 feet; Thence S 19°59’09” W, 
161.96 feet; Thence S 13°24’02” E, 108.82 feet; 
Thence continuing S 13°24’02” E, 99.50 feet; Thence 
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Brownfield Redevelopment
The subject parcel has limitations imposed on its go-forward development 
by Wisconsin Department of Natural Resources (DNR) due to contaminants 
released previously on the property. PDD zoning enables a land use 
that involves minimal human occupancy and avoids disturbance to 
environmentally restricted portions of the site, while returning the parcel 
to active commercial use and tax revenue generation.

Facilitating Infill Use of Land
Use of the PDD Process in this instance will allow for potential development 
with a product type use not currently allowed at this location within the 
parameters of the City’s current zoning code. PDD enables consideration 
and potential approval of BSH’s requested use, thereby fostering high 
density development and at the same time minimizing the acres of raw land 
used in the process.

Transition to Future Land Use Plans
With existing infrastructure and utilities present along both Verona 
Frontage Road and Discovery Drive, PDD rezoning and subsequent 
completion of the project will drive higher utilization of existing City 
infrastructure and utilities already in place. The Arrowhead Redevelopment 
Plan supports transition from the historic industrial uses in this area to a 
blend of industrial/commercial uses. BSH’s self-storage facility development 
is in line with this desired goal.

Statement of Need for Planned Development District

Zoning Code Limitations Related to Self-Storage
During Spring 2018 meetings and conversations with City of Fitchburg 
planning staff, it was expressed that the City is not supportive of 
additional single-story self-storage projects utilizing large parcels of 
land. After gaining additional understanding regarding the potential 
for multi-story, retail-oriented storage construction, staff suggested the 
planned development district (PDD) process as means to achieve this 
type of use within the city’s existing zoning code.

The subject property is currently zoned B-H (Business Highway), which 
does not allow for self-storage. City zoning only allows for self-storage in   
the R-D (Rural Development) areas. The City does not rezone any property 
to the R-D district, and therefore the PDD process is the only method by 
which City staff would recommend consideration of the project. Staff and 
the City Attorney  believe PDD process enables consideration/approval of 
the project while maintaining appropriate controls over permitting of any 
future self-storage projects within the City of Fitchburg’s boundaries.

Compatibility with Arrowhead Redevelopment Plan
Rezone via PDD, and subsequent redevelopment activities, would 
provide an excellent opportunity to upgrade the aesthetic design and 
architectural feel along the Highway 151/18 corridor. The Arrowhead 
Redevelopment Plan completed in 2013 by MSA Engineers for this 
part of the City encourages multi-story, dense development with lower 
setback requirements to facilitate a more urban format. BSH’s proposed 
3-story structure, use of brick and architectural metal panel materials 
supports these design goals. MSA Engineers is serving as BSH’s survey 
and engineering partner and their familiarity with the City’s desired 
redevelopment outcomes for the Arrowhead neighborhood is actively 
reflected in our proposal.
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Efficient Use of Existing Utilities & Infrastructure
The project utilizes sewer, water, electric and gas utilities already paid for 
and in place for years. Fire and police protection is present via existing 
stations and infrastructure, with little to no impact from the project expected 
on these departments. As a multi-story building, the facility will be fully 
sprinkled and provides clear access to hydrants at multiple locations.

Protects the Natural Environment
The project meets the City’s storm water and erosion control guidelines, 
is not dependent on private well or septic systems and avoids impact on 
wetlands or floodplains. Additionally, by capping over the portion of the 
site with historic contamination issues, BSH’s layout and proposed design 
further protects the environment while simultaneously boosting tax 
receipts 4X to the City of Fitchburg.

Minimizes Traffic Impact
The project is oriented to minimize setbacks and situates the building 
closer to sidewalks and streets, with low off street parking requirements. 
BSH’s self storage building integrates well with existing road uses in the 
neighborhood and will place minimal to no impact on those areas of heavy 
traffic nearby. Customer use is largely off hours and on weekends, providing 
complementary timing to typical traffic flow patterns.

BSH’s ownership team has met with City of Fitchburg Planning and 
Economic Development Staff on multiple occasions to exchange ideas 
regarding the best approach for redevelopment of 5237 Verona Road, listen 
to staff feedback and provide our thoughts regarding how the site can best 
be returned to productive use. Our plans specifically support the intent and 
direction of the comprehensive plan by:

Preserving Land & Agricultural Resources in Fitchburg
BSH Companies project returns a piece of land currently caught in 
environmental limbo to active and productive use. Our new building will 
not replace any existing agricultural land or modify naturally significant 
qualities. Quite the opposite, the project restores a previously contaminated 
parcel, further caps and protects the existing condition present on the site.

The project is not in a wetland area, not in a floodplain and our proposed 
use actually reduces its historic impervious area, planting grass and 
vegetation on a considerable portion of the site.

Reduces Impervious Area %  — Greater Open Space
Under the sites previous use 2.7 acres of the land qualified as impervious 
area. Under BSH’s proposed design and site layout, this amount will be 
reduced with only 1.9 acres of impervious surface, representing a net 
reduction in impervious area.

Compact Urban Development
By building “up rather than out” BSH is lowering the amount of raw 
land necessary for development to take place. This type of storage 
facility uses significantly less land than older, legacy single-story layouts. 
Development is served by gravity flow sewer and water, within the urban 
growth boundary and is consistent with the Arrowhead Neighborhood 
redevelopment plan goals.

Consistency With Comprehensive Plan
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The proposed project will enable the redevelopment of a brownfield 
contaminated site and enable significant increase in tax revenues generated 
from this parcel.

 The below table provides a preliminary estimate of anticipated future 
increased tax revenues resulting from the proposed project:

Compact Development — Efficient use of a brownfield site with a history 
of environmental contamination uses infrastructure already paid for by the 
City’s citizens and maximizes efficiency. Multi-story, dense development at 
this site provides easy access and circulation while minimizing the amount 
of land used for development

Serves Residents of All Income Levels — Storage is a product type in 
strong demand from a wide variety of residents and businesses alike. 
Apartment residents with excess storage needs, businesses storing inventory 
or records, empty nest/seniors downsizing homes, growing families all 
need storage at different times. Regardless of economic background, BSH 
Companies facility will offer a needed service to Fitchburg residents.

Facilitates Economic Growth — Provides easy access in the City’s core 
for business storage, supporting growth for start-ups and other small 
businesses. For companies not yet ready to rent or build a large facility of 
their own, conditioned storage provides a safe, temperate location in which 
to store inventory, prototypes, records or other valuable business property.

Minimizes Traffic and Drive Time — Most of Fitchburg’s existing storage 
options are located on the fringe of town, near the edge of development. By 
providing a more centralized location near more homes and apartments, 
drive time to reach storage is reduced and traffic impact lowered. Customers 
will be closer to their stored goods and able to reach them more quickly.

Enhances Streetscape along US 18/151 Entry to City — Located at the 
main highway entry point in to Fitchburg/Madison, this new, high quality 
building designed with modern materials enhances the look and  feel along 
the US 18/151 corridor in a manner similar to the new office building at 
McKee and Verona Roads.

Social and Economic Benefits of the Project

Assessed Value Tax Amount
2015 Nedrebo's  $1,645,000.00  $37,821.11

2016 Nedrebo's  $1,645,000.00  $38,922.74

2017 Nedrebo's  $1,300,000.00  $30,623.89

2018 Vacant  $1,150,000.00  $27,090.36

2019 Vacant  $1,150,000.00  $27,090.36

2020 Phase 1  $4,500,000.00  $103,462.00

2021 Phase 1  $4,500,000.00  $103,462.00

Comparable 2017 Assessments

Saris  $2,976,600.00  $70,032.44 

Ecostar  $2,641,900.00  $62,147.96 

Benjamin Plumbing  $3,010,000.00  $70,819.25 

2881 Commerce Park  $2,300,000.00  $54,093.88 
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Due to the presence of solvents and other chemicals released during 
the site’s 20+ years as the site of an active dry-cleaning operation, 5237 
Verona Road is designated with a Recognized Environmental Condition as 
classified by the Wisconsin Department of Natural Resources (DNR).

Braun Intertec (BI) was hired by the current owner to determine the extent 
and nature of the contamination and create a Remediation Action Plan 
for DNR. In late 2016, the existing facilities on site were demolished and 
removed. Testing was then done by BI to determine the exact nature and 
extent of contamination on the site. Subsequent to these tests, excavation 
to a depth of 27 feet was completed to remove certain contaminated soils, 
replacing them with sand.

BI filed with DNR on behalf of the site’s current owners on March 16, 
2018 for final closure and an amended application is being submitted in 
late October to summarize the results of additional testing Braun Intertec 
has completed, additional testing via two offsite wells and two onsite soil 
samples. According to the current owner and BI, they hope to receive their 
DNR closure letter within the next 45-60 days.

BSH Companies’ redevelopment benefits the environment by:

• Avoiding Disturbance of the historic contamination release area to 
the extent possible. Orienting the new structure near the west property 
line limits activity near the formerly contaminated area.

• Reduces Drive Time for storage customers by locating a facility in 
town, close to customers’ places of residence or businesses. Storage 
is a needed product, but is often located on the outskirts of town, 
increasing drive times and surface road traffic.

Environmental Benefits of the Project

• Redevelops Brownfield Site and returns this land to productive use. 
With limited developable land in the City of Fitchburg, maximizing 
the use of available parcels is important to provide for continued 
growth. BSH’s plan reuses an infill, urban location already served by 
roads, sewer, water and other utilities infrastructure.

• Supports Efficient Dwelling Unit Sizes by providing storage in a wide 
range of sizes, in a clean, safe and heated/cooled environment. Most 
of Fitchburg’s current storage options are not heated or cooled and 
offer large units focused on boat or car storage. With a wide variety of 
unit sizes, BSH’s project supports efficient housing sizes by allowing 
for storage of important goods away from home in a safe, secure, clean 
location not impacted by changes in temperatures and seasonality.    
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Access to all property units will be controlled by fob and code access, 
overseen by on site professional property management staff.

Digital video surveillance cameras throughout the property add another 
layer of oversight and provide customers with security for their property, 
as well as themselves, while at the building.

Development and Design Overview
BSH Companies proposed new facility would be a 3 story, indoor, elevator- 
served self-storage facility. Fully heated and cooled, this type of structure 
represents the new means by which growing community’s storage needs 
are met. Along the east side of the building is a fully enclosed drive through 
bay to allow customers to load and unload their goods out of the elements.

Site Layout 

5237 VERONA ROAD - SITE PLAN
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Project Ownership
Title to the property will be held by BSH Companies LLC, or a wholly-owned 
affiliate thereof.

Property Management and Ongoing Oversight
Modern storage properties control tenant access, payment receipt and 
operations in the same manner as does a commercial landlord with office, 
apartment or retail properties. Full-time staff will be present on property 
during hours of operation; multiple digital security cameras cover the 
property; key fob or numeric keypad access control limit entry into the 
property and track exits to ensure all customers have left at the end of day. 

Office staff will sell a variety of moving supplies, including boxes, tape, 
moving blankets, packing materials and other supplies, eliminating the 
need for customers to make multiple trips to different stores to prepare for 
their moving needs. 

BSH Companies will either self-manage the property via an affiliate entity 
controlled by the same owners (Dan McCoy and Win Stewart),  or hire a 
3rd party management firm to complete this work scope. The self-storage 
industry has a variety of management models depending on project 
size, location and owner preference. BSH Companies will make this 
determination during the Spring of 2019.

Project Ownership and Property Management



May 21, 2019 | Page 13 

General Implementation Plan
5237 VERONA ROADProposed Development Schedule and Timeframe

July 2019— Anticipated receipt of Wisconsin Department of 
Natural Resources closure letter by current site owner

August 2019 — BSH Companies obtain GIP rezone approval from 
City of Fitchburg Planning Commission and City Council

August 2019 – September 2019 — BSH Companies and our 
design team work in concert with City of Fitchburg staff process 
to achieve mutually agreeable architectural elements and aesthetic 
design outcomes and SIP approval

September/October 2019 — Close of land purchase by BSH 
Companies

October 2019 — Receipt of building permit and other necessary 
approvals for construction from City of Fitchburg and any other 
relevant jurisdictions

October 2019 — Commencement of construction

Fall 2020 — New Storage Facility Open for Business
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